
LINCOLN CITY/LANCASTER COUNTY PLANNING STAFF REPORT
                                                   
P.A.S.#: Muff 2nd Addition      Date: June 13, 2001

Change of Zone #3323
Special Permit #1733B
Preliminary Plat #01005

Note: This is a combined staff report for related items.  This report contains a
single background and analysis section for all items.  However, there are separate
conditions provided for each individual application. 

PROPOSAL: J.D. Burt, of Design Associates, has applied for the following proposals in
the vicinity of W “C” Street and SW 8th Street:

1)   Change of Zone #3323 from R-2 Residential to R-3 Residential
2)   Preliminary Plat #01005 Muff 2nd Addition consisting of 12 lots
3)   Special Permit #1733B - Muff 2nd Addition Community Unit Plan consisting of 166
dwelling units

GENERAL INFORMATION:

APPLICANT: Park Ridge Apartments L.L.C
1542 South 1st Streeet
Lincoln, NE 68502

CONTACT: J.D. Burt
Design Associates
1609 “N” Street
Lincoln, NE 68508

LAND OWNER: Park Ridge Apartments L.L.C.

LOCATION: SW 8th Street and W “C” Street

LEGAL DESCRIPTION: See attached 

EXISTING ZONING: R-2 Residential

PURPOSE: To develop single-, two-, and multi-family dwellings

SIZE: 22.63 acres, more or less (change of zone and C.U.P.)
10.497 acres, more or less (preliminary plat)
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EXISTING LAND USE: The area of the preliminary plat is largely vacant, with a single
family dwelling located at SW 8th Street and W “C” Street. The Community Unit Plan
contains a number of two-, three-, and four-plexes and a single 24 unit apartment building.

SURROUNDING LAND USE AND ZONING: The R-2 Residential zoned Susan C.U.P.
lies to the west, I-1 Industrial open space lies to the north, and R-2 Residential housing is to
the south and east.

COMPREHENSIVE PLAN SPECIFICATIONS: The Land Use Map designates this area
as Urban Residential. 

Portions of the C.U.P. are existing residential areas, while the area covered by the
preliminary plat could be considered part of the “Future Urban Residential Needs and
Plan”

The following are goals for the Future Urban Residential Needs and Plan:
  Enhance rural and urban neighborhoods through the preservation of their natural environment.
  Increase home ownership opportunities for households of different sizes and income levels.

Supplemental statement: Encourage the development of new subdivisions in all areas to increase the
supply of buildable lots.
  Encourage the development of housing that is appropriate to the requirements of households with

special needs, including but not limited to, the elderly, the physically and/or mentally challenged, and
households in crisis.
  Provide opportunities for the development of multi-racial and multi-income neighborhoods throughout the

community.
  Encourage efficient use of urban areas by providing for high density residential uses as an integral part

of major, planned commercial and residential developments.

The following are goals for existing Urban Residential areas:
 Encourage stable and diverse rural and urban neighborhoods by increasing housing opportunities

(accessibility and affordability) for all socio-economic groups.
 Preserve the character of rural and urban neighborhoods through maintenance of existing housing

stock and encouragement of compatible design in new housing.

HISTORY: This area was converted from A-2 Single Family Dwelling to R-2
Residential in the 1979 Zoning Update.

July 6, 1998 City Council approved Special Permit #1733, the Muff Addition
Community Unit Plan, consisting of 5 single family dwellings and 34
duplex dwelling units. The Preliminary Plat was approved by Planning
Commission on June 3, 1998. There were no adjustments to height or
yard requirements.
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May 3, 1999 City Council approved Special Permit #1733A, the Muff 1st Addition
Community Unit Plan, which added 44 dwelling units to the existing
C.U.P. with density bonuses for low income and handicap housing.
The approval also adjusted front yard setbacks from 25' to 23.5' and
side yards on some lots from 10' to 5'.

SPECIFIC INFORMATION:

UTILITIES: Available

TOPOGRAPHY: Lower elevations on the northern portion of the property

TRAFFIC ANALYSIS: None of the streets within this Community Unit Plan are shown in
the Existing or Future Function Street and Road Classification. Trimble Street is a local
street and should not provide the only route to W “A” Street from the proposed apartments.

PUBLIC SERVICES: The nearest fire station is located at 1700 S Coddington.

REGIONAL ISSUES: Flood plain development.

ENVIRONMENTAL CONCERNS: Flood plain and saline wetlands. 

AESTHETIC CONSIDERATIONS: Preservation of open flood plain and the wetlands.

ALTERNATIVE USES: Dwellings requiring less fill and development with fewer garages
in the flood plain.

ANALYSIS:

1. The developer identifies the phases of the C.U.P. but does not indicate the timing.
Phase II should not occur until SW 8th Street can be connected to Hanneman Drive. Based
on discussions with the applicant, there is an apparent drafting error which identifies Lots 5
through 11 as part of Phase II. 

2. Hanneman Drive is recorded as Charles Avenue, however the applicant has requested
Street Name Change #01003 to change the name to Hanneman Drive. The Street Name
Change will remain on pending at City Council until this plat is brought before them.

3. The change of zone from R-2 to R-3 increases the number of dwelling units within the
C.U.P., reduces the side yard requirements from 10' to 5' on two-family dwellings, and
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reduces the front yard setback from 25' to 20'. The Muff 1st Addition C.U.P. previously
adjusted some side yards to 5' and adjusted all front yards to 23.5'.

4. The higher density apartments are separated from existing structures by new two family
dwellings and Hanneman Drive. The change of zone will not adversely affect existing
dwellings within the C.U.P.

5. The revised drawings show a 15' rear yard setback along the two-family lots. Neither of
the previous Muff additions adjusted rear yard setbacks. The two-family lots to the south
must provide rear yards equal to 20% of lot depth and this new development should not be
treated differently. If the lots do not provide enough buildable area, Hanneman Drive can
be moved further north, thus elongating the lots.

6. The first submittal depicted 8 dumpsters scattered along the north side of the parking
lot, while the revision shows two in the far northwest corner. At a minimum, additional
dumpsters should be located in the northeast corner of the parking area. Eliminating all of
the garage enclosures would create 7 additional parking spaces which could be used for
trash enclosures.

STAFF RECOMMENDATION:

Change of Zone #3323 - Approval
Special Permit #1733B - Conditional Approval
Preliminary Plat #01005 - Conditional Approval

PRELIMINARY PLAT CONDITIONS:

Site Specific:

1. After the subdivider completes the following instructions and submits the documents
and plans to the Planning Department office, the preliminary plat will be scheduled
on the City Council's agenda:  (NOTE:  These documents and plans are required by
ordinance or design standards.)

1.1 Revise the preliminary plat to show:

1.1.1   Street trees labeled as requested by Parks & Recreation

1.1.2 Move the fire hydrant at the east end of Hanneman Drive out of the
center of the right-of way.
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1.1.3 Correct the parking stall dimensions: the “typical” dimension
disagrees with the label in the parking area.

1.1.4 Show the sidewalk on the south side of Hanneman Drive.

1.1.5 Replace “special use permit” with “preliminary plat” in the Planning
Commission approval block.

1.1.6 Show the east-west tree line located approximately 200' north of
Trimble and indicate which trees are to be removed.

1.1.7 The setback labels in the already platted areas should be labeled as
utility easements.

2. The City Council approves associated requests:

2.1 Change of Zone #3323

2.2 Special Permit #1733B

2.3 Street Name Change #01003

General:

3. Final Plats will be scheduled on the Planning Commission agenda after:

3.1 Streets, sidewalks, public water distribution system, public wastewater
collection system, drainage facilities, ornamental street lights, landscape
screens, street trees, temporary turnarounds and barricades, street name
signs, and permanent survey monuments have been completed or the
subdivider has submitted a bond or an approved escrow of security
agreement to guarantee their completion.

3.2 The subdivider has signed an agreement that binds the subdivider, its
successors and assigns:

3.2.1 To submit to the Director of Public Works an erosion control plan.

3.2.2 To protect the remaining trees on the site during construction and
development.
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3.2.3 To pay all improvement costs.

3.2.4 To submit to lot buyers and home builders a copy of the soil analysis.

3.2.5 To continuously and regularly maintain landscape screens.

3.2.6 To complete the private improvements shown on the preliminary plat
and community unit plan.

3.2.7 To maintain the outlots and private improvements on a permanent
and continuous basis.  However, the subdivider may be relieved and
discharged of this maintenance obligation upon creating in writing a
permanent and continuous association of property owners who would
be responsible for said permanent and continuous maintenance.  The
subdivider shall not be relieved of such maintenance obligation until
the document or documents creating said property owners
association have been reviewed and approved by the City Attorney
and filed of record with the Register of Deeds.

3.2.8 To perpetually maintain the sidewalks in the pedestrian way
easements at their own cost and expense.

3.2.9 To comply with the provisions of the Land Subdivision Ordinance
regarding land preparation.

3.2.10 To inform all purchasers and users that the land is located within the 100
year flood plain and that the grading of the lot shall be in conformance with
the grading plan approved with the Muff 2nd Addition Preliminary Plat
#01005 or as amended by the Director of Planning.  The volume of fill
material brought into the area from outside the flood plain shall not exceed
that shown on the approved grading plan accompanying the preliminary
plat.

COMMUNITY UNIT PLAN CONDITIONS

Site Specific:

1. After the applicant completes the following instructions and submits the documents and
plans to the Planning Department office and the plans are found to be acceptable, the
application will be scheduled on the City Council's agenda:



PRELIMINARY PLAT #01005 PAGE NO. 7
SPECIAL PERMIT #1733B
CHANGE OF ZONE #3323
Muff 2nd Addition C.U.P.

1.1 Revise the site plan to show:

1.1.1 Revisions that were required by the Muff 1st Addition Preliminary Plat.

1.1.2 Remove the “15' rear yard” label from the rear of the new lots. Add a
note to the site plan stating, “Required yards shall be according to R-
3 zoning.”

1.1.3 Remove “Amendment to” before “Community Unit Plan Legal
Description”

1.1.4 Remove at least one garage structure and provide additional trash
enclosures.

1.1.5 Show landscape screening meeting Design Standards for the outer
two new apartment buildings.

1.1.6 Replace Austrian Pine with a species less susceptible to Pine Wilt
Disease.

1.1.7 Provide a blanket utility easement, except for building envelopes, on
Lot 1, Block 2.

1.1.8 Add a note indicating that Phase II shall not be constructed until
Hanneman Drive is connected to SW 8th Street and SW 8th Street is
completed south from Hanneman Drive. Revise the area of Phase II
so that the single- and two-family units are part of Phase I.

2. This approval permits:

An additional 83 dwelling units to the Muff and Muff 1st Addition C.U.P., for a
total of 166 dwelling units.

A reduction in required lot area on two-family lots within the Muff 2nd Addition
Preliminary Plat from 5,000 square feet per family to 4,500 square feet per
family.

General:

3.  Before receiving building permits:
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3.1 The permittee shall have submitted a reproducible final plan and five copies
to the Planning Department.

3.2 The construction plans shall comply with the approved plans.

3.3 Final Plats shall be approved by the City.

STANDARD CONDITIONS:

4. The following conditions are applicable to all requests:

4.1 Before occupying the dwelling units all development and construction shall
have been completed in compliance with the approved plans.

4.2 All privately-owned improvements shall be permanently maintained by the
owner or an appropriately established homeowners association approved
by the City Attorney.

4.3 The site plan accompanying this permit shall be the basis for all
interpretations of setbacks, yards, locations of buildings, location of parking
and circulation elements, and similar matters.

4.4 This resolution's terms, conditions, and requirements bind and obligate the
permittee, its successors and assigns.

4.5 The City Clerk shall file a copy of the resolution approving the permit and the
letter of acceptance with the Register of Deeds.  The Permittee shall pay the
recording fee in advance.

5. The site plan as approved with this resolution voids and supersedes all previously
approved site plans, however all resolutions approving previous permits remain in
force unless specifically amended by this resolution.

Prepared by:

                                     
Jason Reynolds
Planner












































